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SITE PLAN GOALS:
- ALIGN WOONERF TURN-AROUND WITH NE FRANKLIN DRIVE

- LOBBY TO BE LOCATED OFF OF 10TH AVE NE

- PROVIDE TOWNHOUSE PUBLIC/PRIVATE SPACE ALONG SIDEWALK 

OR BUILDING EDGE

- CONNECT TRAIL AT WETLAND BUFFER TO SIDEWALKS AND POND 

TRAIL

- POOL TO BE LOCATED AT THE NORTHEAST CORNER OF THE SITE. 

PORTION OF THE POOL TO BE LOCATED UNDERNEATH THE FOURTH 

STORY. POOL TO CONTAIN BOTH LAP AND CHILDREN PLAY AREA 

WITH SMALL WATERFALL

- COURTYARD TO BE LOCATED ABOVE GRADE, WITH LANDSCAPING 

BERMING THE COURTYARD PODIUM

- GARAGE ENTRY TO BE LOCATED OFF OF NE FALLS DRIVE. TRASH 

COLLECTION AND UTILITY TO BE LOCATED NEAR GARAGE ENTRY

NE FALLS DRIVE

COURTYARD

ROOF DECK
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Issaquah Highlands - Block 19
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PANORAMA: LOOKING EAST AT THE POND

PANORAMA: LOOKING SOUTHEAST ONTO THE SITE

SITE PHOTO: LOOKING EAST FROM POCKET PARK SITE PHOTO: LOOKING EAST FROM FRANKLIN DRIVE AND RETAIL

2EXISTING SITE PHOTOS
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Top View - Par  

1

2

FORM 1
- AN ORGANIC FORM THAT INTERACTS WITH THE POCKET PARK TO THE 

WEST, WETLAND TO THE NORTH, AND POND TO THE EAST

- FORM 1 “HUGS” THE WETLAND TRAIL AT THE NORTH OF THE SITE

- IT FORMS THE COURTYARD WHICH IS AN OPEN “STAGE” FOR THE SINGLE 

FAMILY HOUSES ON THE HILLS

- FORM 1 SETS BACK AT THE WEST TO ALLOW FOR A PORTE-COCHERE 

ENTRANCE AT THE LOBBY WITH CONNECTIONS TO THE POCKET PARK 

ACROSS THE STREET

- FORM 1 “LOCKS” INTO FORM 2 AT THE TOP STORY

FORM 2
- A RECTANGULAR FORM WHICH ADDRESS THE ADJACENT RETAIL 

BUILDINGS INCLUDING THE LOADING DOCK TO THE WEST, NEW 

DEVELOPMENT TO THE SOUTH, AND A HILL TO THE NORTH

- FORM 2 IS ONE LEVEL LOWER THAN FORM 1 AND CONTAINS THE 

ROOFTOP DECK AMENITY

- FORM 2 COMPLETES THE COURTYARD WHILE SETTING BACK TO ALLOW 

FOR ADDITIONAL SOUTHERN EXPOSURE ON FORM 1 AT THE COURTYARD
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VIEW FROM CAR

VIEW FROM POCKET PARK

SITE PHOTO: DRIVE FROM TOWNSHIPTO SITE

INSPIRATION IMAGE

SIMPLE AND CLEAR RHYTHM 
OF WINDOWS AND BALCO-
NIES AT THE TOWNHOUSE 
LEVELS ON THE GROUND 
FLOOR. TOWNHOUSES 
WRAP THE PARKING GA-
RAGE.
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WEST ELEVATION

STREET CORNER VIEW

INSPIRATION IMAGE

INSPIRATION IMAGE

VOLUME, REPEAT PATTERN
INSET DECKS

INSET BALCONIES AT TOWN 
HOUSES ON SECOND FLOOR

PROVIDE VOIDS AND DECKS 
AT UPPER STORY TO IN-
CREASE VIEWS OF THE SUR-
ROUNDING LANDSCAPE AND 
PROVIDE LIVABLE OUTDOOR 
SPACE
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SOUTH ELEVATION

VIEW ABOVE AT SOUTHEAST CORNER

MATERIAL: BOARD FORMED CONCRETE

INSPIRATION IMAGE

VERTICAL BOARD 
FORMED CONCRETE 
AT PODIUM LEVEL. 
PROVIDES A DU-
RABLE FINISH AND 
STRONG BASE AT 
THE CORNER OF NE 
FALLS DRIVE AND 
10TH AVE NE.

WOOD AT CORNERS 
AND EDGES AT IN-
SET BALCONIES
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EAST ELEVATION

VIEW FROM POND

INSPIRATION IMAGE

INSPIRATION IMAGE: MOCCA

PROVIDE 3-LEVEL FRAME 
AT END OF VOLUME FACING 
THE POND. THIS CREATES 
A WINDOW TO THE SUR-
ROUNDING LANDSCAPE

THREE PART VOLUME WHICH INCLUDES: BASE, FRAMED MIDDLE PORTION, AND 
TOP WITH A SETBACK AND EAVE.
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VIEW AT TRAIL

NORTH ELEVATION

INSPIRATION IMAGE

INSPIRATION IMAGE

GLAZING AT THE AMENITY SPACE (FITNESS, LOUNGE, AND RESTROOMS) AT THE 
COURTYARD LEVEL AND AT THE TOWNHOUSES TOWARDS THE WEST OF THE 
SITE.

STEP DOWN TO TRAIL ACCESS 
ALONG THE NORTHERN PROPERTY 
LINE. PROVIDE RETAINING WALLS 
AND LANDSCAPING, AS WELL AS 
SECURITY LIGHTING FOR SAFETY 
ADJACENT TO THE BUILDING AND 
ALONG THE WETLANDS.
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VIEW ABOVE FROM NORTHWEST INSPIRATION IMAGE

VOLUMES SET IN AND OUT PRO-
VIDE OUTDOOR LIVING SPACES AND 
DECKS ON MULTIPLE STORIES OF 
THE PROJECT.

NORTHEAST ELEVATION INSPIRATION IMAGE

WINDOWS AND THE EXTERIOR MA-
TERIAL WILL PROVIDE AN ORGANIC 
RHYTHM THAT WRAPS THE CORNER. 
THIS FACADE FACES THE POCKET 
PARK TO THE WEST, THE WETLANDS 
TO THE NORTH, AND THE POND TO 
THE EAST. 
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Oxydenrdrum arbOreum / 
sOurwOOd 

Native & small trees  

 POPulus tremulOides / quaking asPen
(summer /fall & trunk cOlOrs) ‡ 

Entry GrovE

carPinus betulifOlius 
‘frans fOntaine’ * ◊

amelanchier x grandiflOra /
serviceberry * ‡

cOrnus kOusa ‘chinensis’ /
chinese dOgwOOd

PseudOtsuga menziesii/ 
dOuglas fir * ‡ 

thuja Plicata “green sPOrt” /
green sPOrt cedar * ‡

tsuga mertensiana / mOuntain 
hemlOck * ‡

northwest native evergreen trees

swOrd fern
POlystichum munitum ‡

symPhOricarPOs albus / 
snOwberry * ‡

red flOwering currant
ribes sanguineum * ‡

kinnikinnick
arctOstaPhylOs uva-ursi * ◊ ‡

northwest native shrubs

mahOnia rePens/ creePing OregOn 
graPe * ‡

* - Species on Issaquah Highlands Architectural Review Committee Recommended Plant List
◊ - Drought Tolerant Species
‡ - Pacific Northwest Native Species
Refer to revised sheet L1.01 for response to COI comments

 chamaecyParis Obtusa 
/ hinOki cyPress

ParrOtia Persica / Persian irOnwOOd

Pinus cOntOrta ‘cOntOrta’ / 
shOre Pine ‡

gaultheria shallOn / salal

PLANTING DESIGN STRATEGY

1. INCORPORATE NATIVE PLANTS FROM THE ADjACENT WETLAND 
INTO INFORMAL PLANTING AREAS AT TRAIL AND GATHERING AREAS, 
AS WELL AS PLANTS FROM THE ISSAQUAH HIGHLANDS GUIDELINES 
RECOMMENDED PLANT LIST.

2. BUFFER PUBLIC TRAIL, BIKE SHELTER AND STREET CONNECTION ON 
1OTH AVE NE FROM BUILDING LOBBY, DROP-OFF AND TURNAROUND 
WITH A GROVE OF TREES WITH FORMALIZED NATIVE UNDER-STORY 
PLANTING.

3. UTILIZE NATIVE, ADAPTIVE AND DROUGHT TOLERANT PLANTS IN 
MORE FORMAL DESIGN AT URBAN CONDITIONS, BUFFERING AND 
SCREENING RESIDENTIAL UNIT OUTDOOR SPACES.

4. USE A MIX OF EVERGREEN AND DECIDUOUS VINES, SHRUBS AND 
TREES TO SOFTEN RETAINING WALLS AT GRADE.
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‡ - Pacific Northwest Native Species
Refer to revised sheet L1.01 for response to COI comments

ParthenOcissus 
quinquefOlia/ virginia 
creePer sun ◊

ceanOthus glOriOsus ‘POint 
reyes’/ POint reyes ceanOthus ◊

mahOnia x media ‘charity’/ 
‘charity’ mahOnia ◊

ParthenOcissus 
tricusPidata/ 
bOstOn ivy ◊

hydrangea integrifOlia
evergreen hydrangea vine

clematis  armandii  
‘snOwdrift’  armandii grOuP 
/ evergreen clematis ◊

shrubs - adapted and drought tolerant 

CLIMBING VINES

hydrangea PetiOlaris/  
climbing hydrangea

ParthenOcissus  henryana /
silvervein creePer ◊

lOnicera Pileata/ 
bOx leaf hOneysuckle ◊

euPhOrbia x rObbiae/
‘rObb’s bOnnet’ (accent Plant) ◊ 

cOrnus sericea ‘kelseyi’ / 
kelsey’s dwarf red-Osier 
dOgwOOd

mexican feather grass
nassella tenuissima ◊

rubus calycinOides ‘emerald 
carPet’ / creePing bramble

brOnze sedge
Carex Comans ‘Bronze Form’ ◊

euPhOrbia myrsinites /
dOnkeytail sPurge ◊

garrya issaquahensis ‘Pat 
ballard’ / ‘Pat ballard’ silktassel 

humulus luPulus’aureus’ / 
gOlden hOP vine ◊
 

athyrium filix-femina / lady fern

lavender
lavandula angustifOlia ◊

thyme
thymus vulgaris ◊

rOsemary
rOsmarinus Officinalis ◊

adiantum Pedatum / 
maidenhair fern

blechnum sPicant/
deer fern

Planting design strategy cOntinued.

5. AT RESIDENTIAL UNITS, ESTABLISH STRUCTURE AND SYMMETRY AS 
WELL AS SEASONAL INTEREST WITH A VARIETY OF EVERGREEN PLANTS 
WHILE MAINTAINING VIEWS AND SIGHT LINES.

6. AT SLOPED LANDSCAPE AREAS PLANT 80% EVERGREEN SHRUBS AND 
GROUND COVERS TO MEET ISSAQUAH HIGHLANDS GUIDELINES AND 
PROTECT FROM SOIL EROSION.

7. UTILIZE DROUGHT TOLERANT AND ADAPTIVE SPECIES FOR ON-
STRUCTURE PLANTING TO MEET WATER CONSERVATIONS STANDARDS 
FOR THE ISSAQUAH HIGHLANDS AREA IN ADDITION TO PLANTING THAT 
PROVIDES SEASONAL INTEREST AND VARIETY.
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existing conditions

existing street trees - 
eurOPean hOrnbeam

existing POcket Park
10th ave ne & ne franklin drive.

residential Patios at grade

Private PatiOs at sidewalk

materials

wOOd decks at Private 
PatiOs (exact material tbd)

grove and drop-off 

grOve character at drOP Off 

natural cOncrete

cast in Place cOnc. benches

sandblast finish, sPecially-
scOred cOncrete (exact 
finish tbd)

bike rack OPtiOns (exact bike rack tbd) bOllards seParating Pedestrian and 
vehicular zOnes (exact fixture tbd)

sPecial Paving and mixed hard-scaPe materials (sPecific materials tbd) 
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courtyard and roof amenities character

gathering areas, fences and seating (exact materials tbd)

screening at walls 

greenscreen and vines 

landfOrms fOr Play 

layered Planting 

sculPtural elements fOr seating, seParatiOn Of functiOns and Play fOr all ages 
(exact elements tbd)

steel Planters

landscaPe architecture design narrative

this PrOject is lOcated at blOck 19 Of issaquah highlands, 
an infill site that is currently a surface lOt withOut any 
trees. the site is adjacent tO the tract zr wetland tO the 
nOrth and adjacent tO the issaquah highlands tract qm 
stOrmwater detentiOn POnd tO the east. the PrOPerty lies at 
the nOrtheast cOrner Of the intersectiOn Of ne falls drive 
and 10th ave ne.  

the landscaPe design cOncePt includes street level 
residential PatiOs that will PrOvide individual entries frOm 
the sidewalk and trail. the majOrity Of the PatiOs will 
be relatively flush with the street, and fOrmal Plantings 
will define and buffer the individual residence PatiOs 
while allOwing fOr visual cOnnectiOns tO the street. all 
unit entry Pathways and PatiOs will be cOnstructed Of 
cOncrete Or Other Pedestrian friendly materials Per city Of 
issaquah requirements. One PatiO On the sOuthwest cOrner 
is belOw the adjacent sidewalk elevatiOn. cOncrete  (Or 
Other cOi aPPrOved material) retaining walls will hOld the 
grade and Offer a visual buffer fOr these units. a shOrt 
stair will PrOvide access tO this grOund flOOr unit frOm 
the sidewalk. the walkway will be 3’-0” wide clear Of hand 
rails. 

street trees, mail bOxes and sPecial Paving will define the 
sPill Out areas created fOr building cOmmOn sPaces, and 
suPPOrt lively streetscaPe activities. the Planting design 
alOng the nOrth, east, and sOuth façade Of the building 
will incOrPOrate a mix Of evergreen and deciduOus 
vine, shrub, and tree Planting tO buffer retaining walls 
and create a cOmfOrtable Pedestrian scale envirOnment 
fOr residents and Public users. areas adjacent tO the 
twO Parking garage entrances at ne falls drive will be 
landscaPed with screening Plantings. these driveways 
are 20’-0” wide with 2’-0” wings at curb cuts. an ada van 
accessible Parking stall will be PrOvided adjacent tO the 
lObby and drOP Off area.

a bike shelter and bike wOrkshOP, dOg area, and cOvered 
OutdOOr gathering area will bridge the street frOntage 
and cOnnects the trail at the nOrthwest cOrner Of the 
site with the sidewalk and main entry tO the building.  the 
existing utility vaults will be screened frOm the sidewalk 
with Planting. a mOunded Play area at the nOrth Of the 
site is designed tO encOurage children’s Play and will helP 
activate the nOrth trial area. a 5’-0” wide stabilized gravel 
Pedestrian Pathway adjacent tO the building set back line 
will PrOvide Pedestrian cOnnectiOns between the asPhalt 
wsdOt POnd trail tO the east and the neighbOring Park 
tO the west.  this Path will transitiOn tO an asPhalt Or 
cOncrete Path within twenty feet Of the rOw.  accessible 
cOnnectiOns will be PrOvided frOm the elevated POOl and 
cOurtyard area tO grade level. Per the asdP requirements, 
an asPhalt Path will link the gravel Path and the accessible 
walkway tO the wsdOt POnd trail.   an eight fOOt tall 
“vertical element” is shOwn at curb cuts (6 tOtal), the 
exact design Of that element is tO be determined, as yet.  
lighting shOwn is schematic/Planning level Only and 
exact lOcatiOn, sPacing, fixtures will be determined in 
cOllabOratiOn with an electrical engineer.  

at the lObby, facing 10th ave ne, a vehicular lOading and 
turnarOund area will be PrOvided which includes twO 
Parking sPaces, One Of which will be a van accessible stall. 
a three fOOt high and deeP hedge is required and shOwn 
between car sPaces and the Pedestrian areas. the area will 
be buffered frOm the Public trail and the street cOnnectiOn 
On 10th ave ne by a grOve Of trees, with native understOry 

Planting.   the fOrmalized “grOve” (that references the 
adjacent fOrested riParian zOne at the wetland) will 
seParate the Private PatiOs frOm the street, the bike shelter 
and the trail.  Planting at the shelter will be a mix Of 
native understOry cOnsisting Of lOw shrubs, ferns and/ 
Or dOgwOOds

street trees and additiOnal Planting PrOvide visual 
buffering fOr this area frOm the street. there are 
significant existing infrastructural utilities behind the 
existing sidewalk, sO tree are shOwn where it is POssible 
tO Plant trees withOut imPacting existing utility lines 
and vaults. in areas where trees cannOt be lOcated, 
architectural shrubs and grasses will be used tO screen 
unsightly views. 

a Paved walkway will cOnnect the lObby, residential units, 
and the gravel trail.  the Pedestrian and vehicular Paved 
areas will be flush and Pedestrians will be PrOtected 
thrOugh the use Of lit and unlit bOllard. a change in 
Paving fOr this area will indicate tO bOth drivers and 
Pedestrians where they can safely crOss.  this flush 
cOnditiOn will allOw fOr a free-flOw Of Pedestrian 
mOvement withOut extensive curb cuts and warPing Of 
grades.  
 
this Planting design incOrPOrates drOught tOlerant and 
native Planting, as well as best Practices fOr irrigatiOn 
tO cOmPly with the water cOnservatiOns standards 
fOr the issaquah highlands area and tO meet the city 
Of issaquah’s develOPment standards fOr creating a 
multi-mOdal, Pedestrian fOcused neighbOrhOOd. three 
existing street trees will be remOved due tO cOnflicts with 
vehicular curb cuts required fOr lObby and garage access.  
the landscaPe design will emPlOy a native, adaPtive, 
and drOught tOlerant Plant Palette and will be fOrmal 
and urban in character.  the design will shift tO a mOre 
infOrmal character at the nOrtheast and east Of the site 
tO transitiOn tO the wsdOt POnd.  Plant sPecies in this 
transitiOn area, alOng the trail, and at the nOrthwest 
gathering area will utilize native sPecies fOund in the 
adjacent wetland. sPlit rail fencing and wetland signage 
will be lOcated at the building setback line. 

On 10th avenue, the existing Planting areas will be 
extended alOng the curb, imPrOving Privacy at the 
residential units adjacent tO the sidewalk. existing street 
trees will be PrOtected and a fOrmal design utilizing 
Primarily native Plants and drOught tOlerant evergreen 
shrubs will PrOvide a lush urban edge tO the site, while 
PrOtecting sight lines intO and Out Of the building.  
Private PatiOs will be buffered frOm the sidewalk and Public 
sPaces with amPle screening Planting; a cOmbinatiOn Of 
cliPPed hedges, Paired trees and lOw, evergreen and native 
Planting will PrOvide a lush, green grOund Plane beside 
Private cOncrete decks  
 
generOus cOurtyard and rOOftOP amenity sPaces will 
PrOvide OutdOOr cOmmOn areas fOr residents use; these 
sPaces will vary in size and functiOn tO incOrPOrate the 
needs Of residents and their guests. included are barbecue 
areas, dining and lOunging sPaces, OPPOrtunities fOr 
Play, and a swimming POOl.   Private PatiOs Organized 
arOund the cOurtyard and will be defined with Planting 
and screening between units and the Public zOne.  the 
cOurtyard will be a mOsaic Of Public and Private indOOr-
OutdOOr sPaces. a cOvered amenity sPace adjacent tO the 
POOl will extend the usability Of this cOurtyard thrOugh 
the seasOns and in all weather cOnditiOns.


